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Chapter VI  
Housing 
 
6.01 Introduction 
The City's Housing Element is an important part of the overall 

Comprehensive Plan, as housing makes up the vast majority of land 

use in an urban area.  Cities have taken various roles in housing, 

ranging from the very active role of being a direct housing provider 

to one of simply allowing the housing market to freely determine 

what should occur in a given area with very little regulation.  The 

role that the City of Ashland has traditionally taken includes 

enacting policies that seek to temper the fluctuations of the market 

through zoning land to accommodate a variety of housing types. 

These land use policies aim to preserve the unique character of the 

City and enhance the quality of life which continues to draw families 

and individuals to Ashland.  The City does not see itself as a 

provider or major developer of housing, but does recognize the 

impact that its policies and land use ordinances will have on land 

availability, development sites, and the development of housing 

types which will be used to meet the City's housing needs and the 

mandates of State of Oregon’s planning guidelines.  Statewide 

Planning Goal 10 requires that:   

Buildable lands for residential use shall be inventoried, and 

plans shall encourage the availability of adequate numbers of 

housing units at price ranges and rent levels which are 

commensurate with the financial capabilities of Oregon 

households and allow for flexibility of housing location, type, 

and density. 

 

The City has a responsibility to inventory its land and ensure that 

the proper amount of land is available to accommodate the various 

housing needs in the City, and that its land use ordinances are broad 

enough to allow for variation in housing type and density.   

In evaluating housing needs the City must be acutely aware of 

changing demographics and provide for the full cross-section of age, 

income and household sizes. Changing demographics, projected 

population growth, household sizes, the condition and type the 

existing housing stock, and fluctuations in housing market demands, 
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are all factors to be considered in planning for Ashland’s future 

housing mix to ensure that the supply of appropriately zoned land is 

available to accommodate the housing needs of Ashland residents.    

Total population growth offers only a very crude insight into 

future development.  What will most determine future 

development patterns is the intersection between growth in 

specific population’s segments and the available supply that 

is attractive to those segments.  ….  An important 

determinant of the… [arrangement]of new housing supply 

has been the extent to which the existing housing stock 

matches or, most importantly, fails to match, the demands of 

growing numbers of households.” (Myers and Pitkin, 2006)1 

 

6.02 Historical Trends 

As stated in the introduction to the Population Element; Population 

Projections and Growth, “A community’s population change 

constitutes an important part of a comprehensive plan [as] housing, 

                                                      
1 Myers, D. and Pitkin, J.  2006.  U.S. Housing Trends, Generation Changes the 

economic growth, public services, and land requirement projections 

are based on population size and characteristics.”  The population 

of the City of Ashland historically has been measured using census 

population counts and the historic percentage of Ashland’s 

population in proportion to the County’s population.  The 

Population Element of the Comprehensive plan using those 

measures, as well as birth rates, death rates and migration rates, 

project that Ashland’s population will grow at rate of 0.75% 

annually.  Estimates based solely on Census data would project that 

the City’s population would grow at a slightly higher rate, an 

average growth rate of .79%.  In 2015 the City began utilizing 

population counts and estimates based on Portland State 

University’s (PSU) office of Population Research’ certified counts, 

which estimates that the City’s population will grow at rate lower 

than that of previous estimates; at an annual average growth rate of 

0.5%.  

  

Outlook to 2050. 
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Chart VI-1 

HISTORIC AND FUTURE POPULATION GROWTH GRAPH 

 

Household Size  

The number of persons per household increased steadily from 1940 

to 1960, reaching a high of almost three persons per household by 

                                                      
2      U.S. Census Bureau: Profile of General Population and Housing 
Characteristics: 2010 Demographic Profile Data. 

the 1960 Census.  Since that time the average household size has 

declined steadily, dropping from 2.84 persons per household in 

1970, to 2.36 in 1980, and to a low of 2.03 persons per household 

by 2010.2  PSU’s Coordinated Population forecast expects persons 

per household to decline further, as “smaller household size is 

associated with an aging population in Jackson County and its sub-

areas.”3  Conversely, while the number of persons per household has 

declined, average square footage of a single family housing unit has 

increased.  For example, Census data reports that the average square 

footage of a single family housing unit in the U.S. was 1,660 square 

feet in 1973 and had grown to 2,392 square feet by 2010.   While 

the City of Ashland did not exhibit such large increases in square 

footage in that same period, Ashland did see a modest increase in 

square footage over the same period.  These increases in the size of 

homes, coupled with a reduction in persons per household, resulted 

in a net increase in square footage per person. 

 

3      Population Research Center; PSU: Coordinated Population Forecast 2015 
Through 2065. 
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Housing Stock 

The City's housing stock has grown at varying rates throughout the 

City’s history and is influenced by several factors.  These factors 

include land value and availability, housing market fluctuations, 

income, age, household size, household composition of the general 

population, economic conditions, and employment options, just to 

name a few.  The City’s housing stock is also impacted by the 

Southern Oregon University student population.  Table VI-1 shows 

the change over time in population, persons per household and 

household tenure. While past housing trends cannot be used to 

accurately predict future housing trends, a comparison of data over 

long periods of time can be valuable to show trends which have 

existed, or which are occurring, that may impact the development of 

future needed housing types.   

 

 

                                                      
4 2006-2010 ACS 5-yr. estimates: Percentage of owner-occupied housing units 

 

 

While it is anticipated that future population growth will be 

moderate to slow in comparison with surrounding areas, it is 

expected that future growth in housing units will continue, as the 

number of persons per household continues to drop.  Another trend 

is the decrease in the percentage of owner occupied households 

since the 1960’s; Table VI-1 shows that the percent of 

owner-occupied housing has dropped steadily from a high of 66.7% 

in 1960 to 51.6% in 2010.  The percentage of owner-occupied 

housing in Ashland has dropped below that of Jackson County, the 

State of Oregon, and  the United States as a whole4.  

in the U.S. was 66.6%, 2010 Census: percentage of owner-occupied housing 
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Table VI-2 shows the difference in the development of various 

housing types over time in Ashland. In 1970, single-family detached 

units accounted for almost 77% of all the units in Ashland, in 1980, 

they accounted for only 64%, and multi-family units rose from 21% 

to 33% in the same period.  Between 1980 and 2010 the level of 

multi-family development stagnated and the percentage of multi-

family housing decreased to 26.6%5 of the overall housing stock as 

single family home construction continued.  This ratio mirrors the 

1970’s housing mix due to the development of single family units 

outpacing that of multi-family units. 

 

 

                                                      
units in Medford, OR was 51.9 and 62.6 for Jackson County. 
5 This percentage does not entirely represent a loss of multi-family units but is 

Age of Housing Stock  

The City maintains a large percentage of its historic housing stock.  

Out of the 1,785 housing units existing in 1940, 1,526 of those units 

still exist today and are still used for housing. The majority of these 

historic homes are located within Ashland’s designated historic 

districts. The historic housing stock contributes to the character of 

the community and are further recognized as cultural resources 

worthy of preservation under the National Historic Preservation Act 

of 1966 through their inclusion in districts listed on the National 

Register of Historic Places.  Chart VI-1 shows a breakdown of 

housing stock by age.  This chart shows both the fluctuations in 

housing construction by decade as well as the high percentage of 

housing stock which was built prior to the adoption and 

implementation of current energy and Americans with Disabilities 

Act building code requirements. Older housing stock may require 

energy efficiency and/or accessibility upgrades to continue to meet 

future housing needs.   

  

somewhat reflective of the margin of error (+/- 1.5%) in data from Community 
Survey versus decennial census data. 
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CHART VI-2

 

 

6.03 Income and Housing 
A major determinant of the housing types that will be desired in the 

City of Ashland is the income range of existing and new occupants 

of Ashland.  Table VI-3 shows historic estimates of income by 

percentage of population in Ashland using census data.     

 

The increasing disparity between purchase housing cost and income 

growth is shown in the Chart VI-2 below.  The value of homes in 

Ashland has been increasing at a rate that has been dramatically 
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greater than rate of increase for median incomes in the Ashland area: 

whereas the median home value was less than twice the median 

income in 1970, median home value represents nearly 10 times the 

annual median income three decades later.   

CHART VI-3 

 
 

For rental units, to be considered within financial means of the 

tenants it expected that no more than 30% of a household’s monthly 

gross income should be applied toward rent (Department of Housing 

and Urban Development definition of housing cost burden).  The 

graph below (Chart VI-3) illustrates the increasing percentage of 

household income that is applied toward rent for both median 

income and low income households.  The changes demonstrate that 

for low income households (defined by HUD and the Census Bureau 

as those earning below 50% of gross median income) housing cost 

burden has been growing at a faster rate than for median income 

households.   If the historic rates of increase for both home values 

and rental amounts continue to increase at a rate greater than that of 

incomes, housing cost burden for all populations will continue to 

rise.  

As can be seen by the figures throughout this section, an increasing 

proportion of Ashland's population does not earn enough to afford 

to purchase a median valued home.  Consequently, much of the 

population falls in the income range that necessitates renting; either 

single family rentals, apartment rentals, subsidized housing or 

mobile homes in parks.  Very low income households can only 

afford rental housing which is offered below fair market value or 

housing which is subsidized.  These housing types have traditionally 

not been provided directly by the City, but rather by affordable 

housing providers and the private market.     
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For households earning the median income or below there are very 

few housing options in the City that are affordable for purchase.  

The primary purchase housing options affordable for households 

earning median income or below are condominium, townhouse 

units or mobile homes in parks.  Table VI-3 shows that the 

percentage of households the highest income groups has doubled 

between 2000-2010, however, homeownership rates have been 

steadily declining over the decades as shown in Table VI-1.  

CHART VI-4

 
 

While it is important to discuss housing types in Ashland, it is 

difficult to accurately predict how the marketplace will allocate 

housing units.  Therefore, it is necessary for the City to provide an 

adequate supply of appropriately zoned land to accommodate a 

variety of housing types as well as to support innovative actions.  

The marketplace will then be the significant factor in determining 

which type of housing will be built in the various zones, consistent 

with zoning densities, design standards, and neighborhood 

compatibility. 

Section 6.04 Housing Types 

Various housing types each have a place in Ashland in providing for 

housing need and demand.   

Detached Single-Family Homes:  A detached or attached 

structure containing one dwelling unit located on its own lot.  

Detached single-family homes make up the largest percentage of 

housing in Ashland.  However, changes in development standards 

may alter this situation, as discussed below.  Single-family homes 

will continue to be built and are encouraged in conjunction with 

other housing types, especially in residential subdivision 
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developments.  Alternatives to the conventional subdivision home, 

such as zero lot-line homes, or small cottages on small lots in 

developments with common open space, should help reduce the 

cost of some units.  Manufactured homes or modular prefabricated 

dwellings can also be used as single family homes on single family 

lots. 

Attached Single-Family Homes:  Attached Single Family homes 

are units which are attached by 1 or 2 walls, but are located on 

individual parcels.  Since they are attached by one or two walls, 

there are some savings over the same square footage built as 

detached units.  Therefore, attached single-family houses are one 

of the major components of Ashland's housing strategy.  They 

should be allowed in most un-developed portions of the City as an 

out-right permitted use, along with single-family detached housing. 

Townhouses and Condominiums:  Townhouses differ from multi-

unit apartments in that each individual living unit is contained in a 

separate structure, attached by common walls to other structures on 

separate privately owned parcel or lot.  These units are usually 

grouped in clusters of three or more and are associated with higher 

density developments.  They have the advantage of providing 

greater privacy and sometimes an opportunity for individual 

ownership.  Densities of townhomes typically can range from seven 

to nine dwelling units per acre, and condominiums may have 

densities in excess of 20 dwelling units per acre.  Very attractive and 

desirable homes can be built as townhomes or condominiums.  

These housing types may be used as moderate to high cost rental 

units, and as purchase units a wide variety of price points in 

residential subdivision developments or condominium 

developments. 

Cottage Housing:  Cottage housing units are small dwellings 

grouped around a common open space which maintain a visual and 

pedestrian connection between the residences.  Cottage housing 

developments can consist of as few as three or as many as twelve 

units developed as a cohesive plan for the entire site.  Cottage 

housing is typically built upon partially vacant and undeveloped 

properties within established residential zones. Cottage housing 

developments allow an increased density due to the smaller unit 

sizes and are a lower-cost alternative to traditional detached single 

family housing on individual lots.  

Mobile or Manufactured Homes in Parks and in Developments:  
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This housing type forms an insignificant part of Ashland's housing 

stock at present, and is expected to continue to be a small percentage 

in the future.  Mobile homes are structures that are constructed for 

movement on public highways that have sleeping, cooking, and 

plumbing facilities that are intended for human occupancy, that are 

being used for residential purposes, and that were constructed 

between January 1, 1962 and June 15, 1976, and met the 

construction requirements for Oregon mobile home law in effect at 

the time of construction.   Manufactured homes are similar to Mobile 

homes delineated above, but were constructed in accordance with 

federal manufactured housing construction and safety standards and 

regulations in effect at the time of construction.  Manufactured 

homes are typically located in parks but can be sited on single family 

lots.  This housing type can be built to a wide variety of 

specifications and its method of prefabrication can lead to greater 

efficiencies in both time, materials, and energy efficiency.  

Manufactured housing, both on lots and in manufactured dwelling 

parks, can assist in offering lower-cost ownership opportunities.   

Realizing that the marketplace may demand manufactured housing, 

and mobile homes, land should be zoned to accommodate 

manufactured home developments.  The City’s multifamily 

residential zones are the areas which can most readily accept mobile 

or manufactured housing at densities relatively consistent with 

typical manufactured dwelling parks. Manufactured homes located 

on individual lots can be accommodated within the City’s single 

family residential zones.  

Accessory Residential Units (ARUs) (Also called Accessory 

Dwelling Units, ADUs): An accessory residential unit is a small 

secondary dwelling unit located on a property where the primary use 

is a single family dwelling. The ARU can either attached to, or 

located within a single family dwelling, or in a detached building 

located on the same lot. ARUs are allowed in most residential areas 

as an out-right permitted use and provide additional rental housing 

stock for small households.  

Multi-family, multi-unit apartments:  Multi-unit apartments refer 

to those dwelling units in a structure or grouping of structures 

containing two or more rental dwelling units located on one lot. 

These have the advantage of relatively low construction cost and 

relatively high density which provides for a more efficient use of 

land.  Densities in this type of apartment usually range from 13.5-
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20 dwelling units per acre in Ashland.  Ashland will use the R-2 and 

R-3, or Multi-Family Residential zones, to meets the housing needs 

for this type of housing. Additionally, multi-unit apartments can also 

be developed in conjunction with commercial developments as 

mixed-use projects with commercial uses on the ground floor and 

residential uses above.  The inclusion of apartments within 

commercial developments can accommodate residential densities of 

15 units per acre to 45 units per acre or more, depending on unit size. 

Ashland’s commercial zones with residential overlays, such as E-1 

and C-1 zoned properties, and are well suited for such mixed-use 

developments.  The user and income groups in multi-family 

apartments would include households of all ages, compositions and 

sizes, from those with the lowest incomes (30% of the Area Median 

Income or less) through those earning 120% of Area Median Income 

and above.   

Group Housing and Senior Housing: Group housing is 

characterized by the long-term residential occupancy of a structure 

by a group of people.  The size of the group typically is larger than 

the average size of a single family household.  Group housing 

structures do not include self-contained units but rather have 

common facilities for residents including those for cooking, dining, 

social and recreational, and laundry.  Residential care homes, 

residential care facilities, senior living and senior care facilities, and 

room and board facilities are types of group living. 

Residential Care Homes: A residential treatment or training or 

adult foster home licensed by or under the authority of the state 

department. 

Residential Facility: Residential facilities provide housing and care 

for 6-15 individuals who need not be related as defined by the 

Oregon Revised Statutes for alcohol and drug abuse programs and 

for persons with disabilities.  Staff persons required to meet State-

licensing requirements are not counted in the number of facility 

residents and need not be related to each other or the residents.    

Room and Board Facility: Group living establishment located in a 

dwelling or part thereof, other than a travelers’ accommodation or 

hotels, where lodging, with or without meals, is provided for 

compensation for a minimum period of 30 days.  Personal care, 

training, and/or treatment is not provided at a room and board 
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facility.  Example include dormitories, fraternities, sororities, and 

boarding houses.  

Senior Housing:  Housing designated and/or managed for persons 

over a specified age.  Specific age restrictions vary, and uses may 

include assisted living facilities, retirement homes, convalescent or 

nursing homes, and similar uses not otherwise classified as 

Residential Homes or Residential Facilities. 

Government Assisted Housing:  Means housing that is financed in 

whole or in part by either a federal or state housing agency or a local 

housing authority as defined by the Oregon Revised Statute, or 

housing that is occupied by a tenant or tenants who benefit from rent 

supplements or housing vouchers provided by either a federal or 

state housing agency or a local housing authority. 

 6.05 Estimating Housing Demand 

In order for this document to more accurately reflect housing 

demand over time, no housing demand estimates will be contained 

in this section, rather this section will reference the current 

Housing Needs Analysis document which is regularly updated to 

reflect the changing the real estate market, population, and 

demographic conditions within the City of Ashland.  The City of 

Ashland Housing Needs Analysis is adopted by the City Council as 

a technical supporting document to the Comprehensive Plan.  

The methodology used to estimate future housing demand is more 

fully described within the Housing Needs Analysis.   In general, a 

projection of housing needs utilizes a methodology based on 

several factors including: Population changes (births, deaths, 

migration), age and income demographics, demographic trends, 

housing tenure, housing costs, and available housing types.  In 

some cases, estimating housing needs may include a review of 

historic housing production trends then projecting those trends 

forward. However, a simple projection of historic trends may not 

have been meeting the housing needs of the population to begin 

with, and as such does not provide a complete picture of future 

housing needs.  

Housing Demand by Type and Cost 

The housing market is not static.  Consequently, future housing 

needs are not expected to be the same as the needs of the previous 
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planning period.  The changing lifestyles and demographic 

composition of the community will lead to a wide variety of housing 

options such as single family homes on individual lots, cottage 

housing developments, accessory residential units (accessory 

dwelling units). townhomes, senior housing, assisted living, 

manufactured housing, and a variety of rental housing types 

including, duplexes, triplexes, and apartment complexes.  For the 

purposes of estimating demand for various housing categories, by 

type and by cost with consideration to the historic and current 

income and housing tenure trends four general types of housing 

demand are assumed. 

Single Family Homes (Detached and Attached): Single family 

homes represent a large percentage of the housing stock.  Single 

family homes are demanded by both traditional family households 

and provide rental housing stock for family households as well as 

unrelated individuals. Single family residential dwellings can 

include single homes on individual lots, cottages within a cottage 

housing development, and attached townhomes. The single family 

                                                      
6 This conclusion is based on data on household income levels and housing stock taken from the 
2012 Housing Needs Analysis. 

residential housing type is found throughout the City in all 

residential zones.   

 
Multiple Family Housing: This housing type can accommodate the 

broadest housing needs within the City and includes condominiums, 

duplexes, triplexes, apartment complexes, and mixed use 

developments with residential dwellings above a commercial 

ground floor.  As can be seen in Table VI-5, the percentage of 

multiple family housing stock needs to be increased to meet the 

demands of the City’s residents for a moderate priced housing 

option6.  Multiple family housing can be located in several zones 

throughout the city including multiple-family zones, and all 

employment and commercial zones with a residential overlay. 

Based on past housing tenure and income trends, multiple family 

housing has been and will continue to be a highly sought-after 

housing type that will serve much of the City’s population.   

Government Assisted Housing/"Subsidized" Housing:  This 

housing type is in high demand as it serves a need unmet by the 

private market – that is, the housing needs of low-income, extremely 
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low-income, and special needs populations.  Government assisted 

housing is primarily comprised of multiple family rental units 

developed with federal or state funding, and can be found primarily 

in multi-family zones. Low and moderate income ownership 

housing units have been developed within the City using direct 

government subsidy and include condominiums, townhomes, and 

single family homes within single family residential zones.    While 

government assisted housing types are a highly sought after housing 

type they represent only a fraction of all multi-family housing stock 

within the City  

Manufactured Housing:  This housing type provides for low and 

moderate-income purchase homes.  The population which falls into 

this category includes many of those households occupying rental 

housing at any given time.  Due to escalating housing costs this 

population seeking ownership will most likely be in the market for 

manufactured homes in parks.  This housing type has been 

decreasing as a percentage of the City’s overall housing stock for a 

number of decades for a variety of reasons.  However, this housing 

type may need to be accommodated through City policies to 

incentivize the market to retain existing and provide more of this 

housing choice.  Furthermore, manufactured housing has changed 

substantially over the decades, incorporating green building 

technologies and materials, and offering greater energy efficiency. 

Such changes in the design and construction of manufactured 

housing may prove to be both a more economical and 

environmentally conscious choice for homeowners over time. 

 

CHART VI-5 
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CHART VI-6 

 

 

Housing Demand in Different Zones 

Assuming that each type of housing would be provided in several 

zones, an estimate of total housing demand in each zone is provided 

in Table X of the Housing Needs Analysis.  

Subsidized Housing – The type of subsidized housing developed 

depends primarily on the requirements and type of the subsidy, 

provided.  Most subsidized housing is higher-density apartments 

and, therefore, the majority of this housing type would be met in the 

City’s multifamily zones (R-2and R-3). 

Rental - Rental housing can be represented in all housing types 

within the City.  In Ashland there are single-family homes which 

have been built primarily for the purpose of renting.  About 27% of 

the single-family housing stock was used as rental housing in 1970, 

according to the 2012-2016 ACS, 46 % of all occupied housing units 

in Ashland are renter occupied, only 13.3% of housing units are in 

structures consisting of 5 units or more, indicating that there 

continues to be a large percentage of single family homes in the 

rental housing pool.   Assuming that this practice will continue in 

the single-family detached housing market, and in the attached 

townhouse and condominium markets, then it is estimated that about 

40% of this rental demand would be met in multifamily residential, 

30% in the townhouse zone (R-l-3.5), and another 30% in the R-l-5 

residential subdivision areas, specifically by smaller, inexpensive 

housing units, and duplexes with the owner occupying one unit and 

renting the second unit. 

Moderate Cost Purchase - The moderate cost purchase units will 
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also be spread across several zones.  It is estimated that the majority 

of it will be met medium and high density zones, such as townhomes 

and condominiums, and a much smaller percentage than in previous 

years will be met in the single-family residential zones. 

High Cost Purchase - Most of the high cost housing would involve 

larger lot sizes and correspondingly lower densities (5 units and acre 

or less).  As such, we would expect that 50% of this demand would 

be met in the single-family residential areas and 50% in the low-

density residential areas. 

 6.06 Estimating Land Needs 

Future availability of housing in Ashland will be heavily 

influenced by the availability of land for development.  In 

accordance with Oregon statewide planning goals, a local 

government shall demonstrate that its comprehensive plan or 

regional framework plan provides sufficient buildable lands within 

the urban growth boundary to accommodate estimated housing 

needs for 20 years. The City should therefore ensure that there is 

sufficient land set aside for the development of housing to meet the 

needs of the population.  In general, there should be at least a five 

years’ supply of land for each comprehensive Plan Designation 

within the City limits and a 20-year supply within the Urban 

Growth Boundary. 

The most recent adopted Buildable Lands Inventory details the 

methodology that the City used to estimate its land needs, based on 

the number of housing units necessary to meet the current and 

future needs for residential development and based on future 

population growth and demographic forecasts.   The estimate of 

future land needs will invariably take into account the changing 

demographics of the Ashland community in relation to the 

population’s housing needs.  To ensure adequate supply of needed 

housing types, the City may enact policies to increase, protect, and 

preserve land set aside to accommodate identified needed housing 

types.  Historically the City’s demand has primarily been for single 

family detached and attached housing.  However, over time both 

the need and demand for multi-family and government assisted 

housing has increased.  Similarly, consumption of multi-family 

zoned land for single family attached and detached housing has 

reduced the supply of land available for these needed housing 

types.  As is shown in table VI-5, in section 6.4, single family 
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housing made up an overwhelming majority of the historic housing 

stock within the City at 77% while the housing mix needed to 

accommodate Ashland’s changing demographics would increase 

the percentage of multi-family housing from 22% to 32% while 

decreasing the City’s overall percentage of single family housing 

to 66%.    

The Residential Land Supply Table, an appendix to the Buildable 

Lands Inventory, details the number of acres necessary to 

accommodate needed housing types in each comprehensive plan 

designation. 

Regional Plan Coordination  

Regional Problem Solving (RPS) is a term identified in Oregon 

Revised Statute (ORS 197.652-658). The statute specifies that 

“Local governments and those special districts that provide urban 

services may enter into a collaborative regional problem-solving 

process. A collaborative regional problem-solving process is a 

planning process directed toward resolution of land use problems 

in a region.”  

 

Various entities within Jackson County were identified as potential 

stakeholders within the regional planning process, and invitations 

were extended to every incorporated jurisdiction, school 

district and irrigation district in the planning area, plus the 

Medford Water Commission, the Metropolitan Planning 

Organization, Rogue River Valley Sewer Services, Rogue Valley 

Transportation District, and the appropriate state agencies. Invitees 

chose to exercise different levels of participation and responsibility 

within the planning process.  

The Regional Plan establishes a system to guide long-term 

planning for the next 50 years in the Greater Bear Creek Valley. 

The plan designates approximately 8,529 acres of urban reserves 

for the cities of Ashland, Central Point, Eagle Point, Medford, 

Phoenix, and Talent to accommodate urban growth to the year 

2060. The plan also establishes an Agricultural Task Force and an 

agricultural buffering program, commits the region to developing 

at certain minimum densities and in mixed-use/pedestrian friendly 

form, and requires conceptual land use and transportation planning 

to be conducted prior to UGB amendments.  
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The Regional Plan developed and adopted through the Regional 

Problem Solving (RPS) required the development of a regional 

housing strategy.  The Regional Plan was acknowledged on March 

7, 2013.  The requirement in the Regional Plan is broad and does 

not specify what a housing strategy would include. The 

requirement is as follows:  

 

Housing Strategies. Participating jurisdictions shall create 

regional housing strategies that strongly encourage a range of 

housing types throughout the region within 5 years of 

acknowledgement of the RPS Plan. 

Six communities and Jackson County signed the RPS: the cities of 

Ashland, Central Point, Eagle Point, Medford, Phoenix, and 

Talent.  Together, they are the local governments that implement 

the plan. The requirement is that participating jurisdictions create 

regional housing strategies. It is both appropriate and desirable that 

local governments establish their own strategies and that they think 

regionally about those strategies. The RPS communities will 

coordinate to ensuring alignment among regional strategies that are 

adopted by several local governments.  

6.07 Development Standards 

The City's development standards also have an impact on the 

provision of housing and on the expense of each house.  In the 

past, conventional subdivision development has resulted in 

attractive but sometimes monotonous neighborhoods.  At the 

present time, the cost of developing land is usually too high for 

moderate-cost housing to be located in areas that are zoned for 

5,000-10,000 square feet lot sizes.  Also, because of the changes in 

housing patterns and market perceptions, conventional subdivision 

regulations no longer can accommodate the full range of housing 

types and residential environments desired in the marketplace.  As 

a result, Ashland has adopted a flexibility in subdivision regulation 

which emphasizes quality of life, overall density, and the 

compatibility with surrounding neighborhoods. Additionally, the 

City has adopted standards to allow cottage housing developments 

to provide opportunities for creative, diverse, and high quality 

infill development that preserves the scale and character of existing 

single-family neighborhoods. Cottage housing offers a choice for 

those needing moderately priced home ownership opportunities 

within units that are of a size and function suitable for a single 
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person or small families. Cottage housing is generally considered 

more affordable because of substantially smaller unit and lot sizes. 

A variety of housing types can be developed with these flexible 

subdivision standards.  Flexible standards should continue to be 

used where development occurs in neighborhoods, which have 

largely been developed under subdivision standards and for minor 

land partitioning needs. 

6.08 Climate & Energy, Transportation and 

Housing 

The consumption of natural resources is a very important topic for 

the Ashland community.  Many policies have been implemented 

which address the reduction of energy usage and promote a 

reduction in a historic reliance on automobiles and automobile 

oriented communities.  The City of Ashland’s Climate and Energy 

action plan articulates a strategy for Ashland to “reduce its 

emissions and improve its resilience to future impacts of climate 

                                                      
7 Lipman, Barbara J., Center for Housing Policy, “A Heavy Load, The 
Combined Housing and Transportation burden of Working families”, October, 
2006. (pg. 5) https://community-wealth.org/sites/clone.community-

change to future impacts on its environment, infrastructure, and 

people”.  Arguably, there is no stronger correlative relationship than 

that relationship between energy, transportation, and housing.   The 

residential sector uses more energy than any other in Ashland. 

Similarly, the impact of housing availability and affordability 

impacts the inflow and outflow of residents by whatever means 

including automobile, bus, or bicycle.  Lastly, the impacts of 

transportation cost in U.S. households is nearly equal to housing 

costs in some instances, making those two areas the biggest 

expenses in the budgets of American Households.7    

Neighborhood design can promote a reduction in energy use by 

encouraging trips by bicycle and foot.  The City of Ashland has long 

worked to maintain a compact urban form and provide multimodal 

transportation options to allow residents to use less energy and 

spend less on transportation costs, whether by making fewer or 

shorter car trips, or using other less expensive modes of 

transportation like bicycling, walking, or transit.  Transportation 

costs typically represent the second highest household expense, 

wealth.org/files/downloads/article-lipman.pdf 
  

https://community-wealth.org/sites/clone.community-wealth.org/files/downloads/article-lipman.pdf
https://community-wealth.org/sites/clone.community-wealth.org/files/downloads/article-lipman.pdf
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following housing.  

It is anticipated that efficient urbanization and improved multi-

modal transportation options will result in a decrease in 

transportation costs.  By decreasing transportation costs, the City 

can continue to improve the overall affordability and livability of 

Ashland.  Growth management policies improve the supply and 

location of affordable housing and accommodate other development 

needs, thereby increasing the desirability of the community and thus 

the price of housing.  Workers who routinely commute to work put 

added strain on both the environment, through the production of 

pollution and the demand for fossil fuels, and public infrastructure 

such as roadways and parking. The more functions of day-to-day 

life that can occur at the neighborhood level, the greater the savings 

in energy.  This type of development shall be encouraged. 

Encouraging energy efficiency and green building practices in 

housing can reduce overall housing costs by lowering consumption 

and the expenses of utilities such as gas, electricity, and water.  

These actions can help to enhance the policies identified in the 

Energy Element of the comprehensive plan, thereby reinforcing 

Ashland’s commitment to conservation of resources.  Older housing 

tends to be less energy efficient as older housing stock was built to 

different construction and energy efficiency standards than exists 

today.  New housing is constructed to higher energy efficiency 

standards often featuring a tighter building envelope and 

incorporating additional energy saving features such as passive solar 

design.  Promoting greater energy efficiency in the existing housing 

stock can help to maintain the stock of more moderately priced older 

housing, while incentivizing energy efficiency in new construction 

can serve to offset long term energy usage and promote overall 

community conservation. 

Due to numerous factors including livability, the high cost of 

housing, low vacancy rates, as well as Ashland’s success as a 

tourist destination, many of the people who work in Ashland live 

outside of the city.  Given the small geographic size of the Rogue 

Valley, the regions encompassing Medford and Ashland often 

function as one regional market for both housing and employment. 

Consequently, while many Ashland employees reside outside of 

the City the savings realized through reduced housing costs are 

often offset by increased transportation, environmental, and public 

facilities costs which are borne not just by the individual household 



 
 Housing Element City of ASHLAND, OREGON 

Adopted _____ 2018 COMPREHENSIVE PLAN 
 

 

21 
  

VI 

but by the community as a whole. 8   When families and 

individuals devote ever-increasing amounts of time, energy, and 

resources commuting to and from their residences and places of 

employment, community and family engagement must bear the 

cost.  Similarly, individuals who do not live within a community 

have more challenges to contribute to the fabric and economy of 

that community in the same ways and to the same extent as the 

residents of that community.  These opportunity costs can 

negatively impact the community in a myriad of less overt and 

measurable ways. 

6.09 Assumption 

Ashland will continue to increase in the number of housing units 

commensurate with population growth.  Existing, older residential 

neighborhoods will experience relatively few shifts in housing types 

and styles.  New housing areas are expected to contain housing types 

other than single-family residential detached units, and much of the 

City's new housing demands will be met by single-family detached 

                                                      
8 2012 Housing Needs Analysis, pg. 22, 
https://www.ashland.or.us/SIB/files/Adopted_2012-2040_HNA.pdf 

units, attached units in residential subdivision developments, and 

housing in higher densities than experienced in the past, such as 

townhouse developments, and apartment complexes.  Rising land 

costs and smaller households could result in housing units with 

relatively small living spaces in each unit compared to past housing. 

Ashland’s population is expected to grow at a slower pace over the 

forecast period of about one half percent per year. As a community 

with high costs of housing, Ashland is not expected to experience 

an influx of residents at a rate comparable to Jackson County or the 

State of Oregon. Ashland’s share of the total countywide 

population is forecast to decline. 

 

The aging of Ashland and the County’s population is expected to 

continue throughout the forecast period.  An aging population will 

necessitate the renovation of existing housing, and development of 

new housing, that is accessible and promotes aging in place safely 

and independently.  

 

 

https://www.ashland.or.us/SIB/files/Adopted_2012-2040_HNA.pdf
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Ashland is expected to continue to have relatively small household 

sizes of two people per household or less. Smaller household sizes 

are associated with the aging of the population in both Jackson 

County and Ashland.   

 

The mix of housing types and lot size are major factors in 

determining how much land is required to accommodate future 

housing growth. In response to decreasing household sizes, and as 

smaller units are more affordable than larger units, smaller housing 

units are expected to be an increasingly preferred housing choice 

of residents in the future.  

 

Although the City does not have a great amount of vacant land for 

housing, key locations offer potential for significant infill and 

redevelopment including mixed-use opportunities in key locations.  

 

Over half of Ashland’s existing housing stock was built prior to 

1980. Often older homes can be more expensive to maintain and 

rehabilitate. Although Ashland’s housing stock is older, most 

homes remain in relatively good condition.  Ashland’s high 

housing prices within designated historic districts indicate the age 

of the homes may be an appeal rather than a drawback of the 

housing stock. It is assumed that the existing housing stock will be 

maintained over the planning period.  

 

Rents and purchase prices have tended to grow at a significantly 

faster rate than area incomes, consequently the number of 

households overburdened by housing costs, or needing subsidized 

housing, is expected to increase over time. 
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6.10 Goals and Policies 
 
(1) Goal:  Ensure a range of different dwelling types that 

provide living opportunities for the total cross section of 

Ashland’s population. 

Policy 1:   Provide for a mix of housing types that are 

attractive and affordable to a diversity of ages, 

incomes, household sizes, and cultural 

backgrounds. 

Policy 2:  Support accessible design and housing strategies 

that provide housing options for seniors and for 

disabled persons.  

Policy 3:   Integrate housing with other compatible land 

uses. 

Policy 4 Housing opportunities should be accessible to all 

residents without discrimination and consistent 

with local, state, and federally recognized 

protected classes under fair housing law. 

Policy 5:  Zone sufficient land at densities to accommodate 

an adequate supply of housing by type and cost 

to meet population growth and projected housing 

needs. 

Policy 6:  Promote methods of more efficiently using or 

adapting the City’s existing housing stock to 

accommodate needed housing types. 

Policy 7:   Protect Ashland’s historic neighborhoods 

thorough programs and efforts that promote 

preservation, rehabilitation, and the use of 

limited design review to maintain the integrity of 

neighborhoods specifically in the historic 

resources. 

 

Policy 8:   Use design standards to promote neighborhood 

compatibility and maintain consistency with the 

character of the surrounding built environment. 
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(2) Goal: Support the creation and preservation of housing 

that is affordable to low and moderate income households 

and that is commensurate with the incomes of Ashland’s 

workforce. 

Policy 9:  Encourage the preservation of affordable 

housing, including non-subsidized units, to avoid 

the net loss of safe, healthy, affordable housing.   

Policy 10: Utilize Ashland’s Housing Trust Fund to 

encourage the creation and retention of housing 

for homeownership or rent at a cost that will 

enable low and moderate income families to 

afford quality housing. 

Policy 11: Cooperate with for-profit and non-profit 

affordable housing providers in locating low and 

moderate income units in Ashland.  

Policy 12: Work in partnership among various levels of 

government and with other public agencies to 

address homeless and low-income housing 

needs.  

Policy 13: Provide for minimal off-street parking 

requirements in locations where it is 

demonstrated that car ownership rates are low for 

resident populations to help reduce housing costs 

and increase affordability and where the impact 

on neighborhoods allows.  

Policy 14: Give priority in land use and permitting 

processes for affordable housing developments, 

multifamily rental housing, and other needed 

housing types as documented in the Housing 

Needs Analysis. 

Policy 15: Discourage demolition and conversion of needed 

housing types as identified by the Housing Needs 

Analysis. 

Policy 16:  Evaluate the cost of public infrastructure in 

relation to the impact on the cost of housing. 
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(3) Goal: Encourage the development of housing in ways that 

protect the natural environment and encourage 

development patterns that reduce the effects of climate 

change.  

Policy 17: Development standards shall be used to fit 

development to topography, generally following 

the concept that density should decrease with an 

increase in slope to avoid excessive erosion and 

hillside cuts.   

 

Policy 18: Promote infill and compact development patterns 

to encourage housing affordability, maximize 

existing land resources, and conserve habitat and 

environmentally sensitive areas. 

  

Policy 19: Promote building and site design that supports 

energy efficiency, renewable energy generation, 

and water conservation in new residential 

developments.  

 

Policy 20: Ensure that city housing efficiency policies, 

programs and standards support the 

implementation strategies and actions described 

in the Ashland Climate and Energy Action Plan 

 

(4) Goal: Forecast and plan for changing housing needs over 

time in relation to land supply and housing production. 

Policy 21: Maintain a data base, which includes 

measurement of vacant land and land 

consumption; housing conditions; land use, land 

values, and any other pertinent information.   

 

Policy 22: Encourage development of vacant land within 

the City Limits, while looking to the lands within 

the Urban Growth Boundary to provide sufficient 

new land for future housing needs.  This shall be 

accomplished with specific annexation policies.   
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Policy 23:  Coordinate growth management planning with 

other jurisdictions in the region to accommodate 

expected residential growth and anticipated 

demand for different types of housing. 

 

Policy 24:  Strive to minimize the time taken to process 

land use and building permits so that the intent of 

state and local laws is fulfilled with the greatest 

possible thoroughness and effectiveness

. 
 


